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Introduction 

This attachment discusses the Guiding Principles that were most influential in the General Plan 
Update mapping process, along with providing some general background information on how 
these principles have been interpreted relevant to the Land Use Map.  It is important to recognize 
that the Guiding Principles are not merely a set of statements that can be interpreted by simply 
reading those statements. Rather the Guiding Principles were derived from the planning concepts 
and mapping principles developed early in the planning process.  These are all expressions of the 
General Plan Update “bottom-up” planning process which included significant discussions and 
documentation about the intent of the General Plan Update and hearings with the Planning 
Commission and Board to verify direction of this planning process (see figure below). To fully 
understand the Guiding Principles, consideration of the entire record that they are based on is 
necessary. 

 
Building Blocks of the General Plan Update Guiding Principles 

 
This thorough consideration of the Guiding Principles and their record is required for two 
reasons. First, the law requires that general plan decisions be made based on a deliberative 
process that is not arbitrary or capricious. This record serves as the basis for that deliberative 
process. Deviation from that process must be supported by an equivalent process.   

The second is that State law requires consistency throughout a general plan. This is one of the 
highest standards placed upon the General Plan by statute and the courts. The above described 
process resulted in the consistent interpretation and application of the General Plan Guiding 
Principles. Therefore, if the County chooses to implement the Guiding Principles differently for 
a single property, it would risk an inconsistency with how the Guiding Principles were applied to 
other similar properties.  

Guiding Principles and Relevant Policies 

The General Plan Guiding Principles that directly relate to land use mapping are identified 
below.  Initially, these Principles were introduced as mapping principles in staff reports for 
Board and Planning Commission hearings and in presentations for other public meetings.  A 
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description of each of the applicable Guiding Principles, along with the related mapping 
principles and General Plan policies are also discussed.   

#2 – Promote health and sustainability by locating new growth near existing and 
planned infrastructure, services, and jobs in a compact pattern of development 

The Community Development Model is an overarching principle used for the development of the 
General Plan Land Use Map.  The Community Development Model was initially presented to the 
Board of Supervisors in the May 21, 2003 staff report as a Project Issue titled “Community 
Development” [See Pages B-14 to B-15 under Background Information].  The Community 
Development Model is part of Guiding Principle #2, which is discussed on Page 2-8 of the 
General Plan document.  An excerpt from this page discussing the community Development 
Model is provided below.  

A model of compact development begins with a central core, referred to as a 
“Village” or, in very rural communities, a “Rural Village” in which the highest 
intensities of development are located.  …the central core is surrounded by areas 
of lesser intensity including “Semi-Rural” and “Rural Lands.”  …  Outside of the 
“Village,” “Semi-Rural” areas would contain low-density residential 
neighborhoods, small-scale agricultural operations, and rural commercial 
businesses. In turn, these would be surrounded by “Rural Lands” characterized 
by very low density residential areas that contain open space, habitat, recreation, 
agriculture, and other uses associated with rural areas.   

These concepts were again presented in the September 24, 2003 staff report under the “Basis for 
Staff Recommendations” for the Land Use Map as Objective 6 – Locate Growth near 
Infrastructure, Services and Jobs and as Objective 8 – Create a Model for Community 
Development [See also Pages B-26 and B-27 under Background Information]. 

General Plan policies that relate to Guiding Principle #2 include: 

LU-1.1 Assigning Land Use Designations.  Assign land use designations on the Land Use 
Map in accordance with the Community Development Model and boundaries established by 
the Regional Categories Map.  

LU-1.2 Leapfrog Development.  Prohibit leapfrog development which is inconsistent with 
the Community Development Model. Leapfrog Development restrictions do not apply to new 
villages that are designed to be consistent with the Community Development Model, that 
provide necessary services and facilities, and that are designed to meet the LEED-
Neighborhood Development Certification or an equivalent. For purposes of this policy, 
leapfrog development is defined as Village densities located away from established Villages 
or outside established water and sewer service boundaries. 

LU-1.4 Village Expansion.  Permit new Village Regional Category designated land uses 
only where contiguous with an existing or planned Village and where all of the following 
criteria are met: 

 Potential Village development would be compatible with environmental conditions 
and constraints, such as topography and flooding 

 Potential Village development would be accommodated by the General Plan road 
network 
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 Public facilities and services can support the expansion without a reduction of 
services to other County residents 

 The expansion is consistent with community character, the scale, and the orderly and 
contiguous growth of a Village area 

LU-9.2 Density Relationship to Environmental Setting.  Assign Village land use 
designations in a manner consistent with community character, and environmental 
constraints. In general, areas that contain more steep slopes or other environmental 
constraints should receive lower density designations. 

LU-9.6 Town Center Uses. Locate commercial, office, civic, and higher-density residential 
land uses in the Town Centers of Villages or Rural Villages at transportation nodes. 
Exceptions to this pattern may be allowed for established industrial districts and secondary 
commercial districts or corridors. 

LU‐10.3 Village Boundaries. Use Semi‐Rural and Rural land use designations to define the 
boundaries of Villages and Rural Land Use designations to serve as buffers between 
communities. 

LU‐11.1 Location and Connectivity. Locate commercial, office, and industrial development 
in Village areas with high connectivity and accessibility from surrounding residential 
neighborhoods, whenever feasible. 

LU-11.6 Office Development. Locate new office development complexes within Village 
areas where services are available, in proximity to housing, and along primary vehicular 
arterials (ideally with transit access) with internal vehicular and pedestrian linkages that 
integrate the new development into the multi-modal transportation network where feasible. 

LU-11.9 Development Density and Scale Transitions. Locate transitions of medium-
intensity land uses or provide buffers between lower intensity uses, such as low-density 
residential districts and higher intensity development, such as commercial or industrial uses. 

#4 – Promote environmental stewardship that protects the range of natural 
resources and habitats that uniquely define the County’s character and 
ecological importance. 

This principle requires new development to set aside and protect critical lands and habitat by 
assigning lower density designations to these areas. Maintenance of viable and healthy habitats 
and biological resources not only sustains sensitive plant and animal species, but also contributes 
to the economic value, character, and identity of the County. 

These concepts were presented in the September 24, 2003 staff report under the “Basis for Staff 
Recommendations” for the Land Use Map as Objective 7 – Assign Densities Based on the 
Characteristics of the Land [See also Pages B-26 to B-27 under Background Information]. 

The primary General Plan policy that relates to Guiding Principle #4 is identified below. 

LU-6.2 Reducing Development Pressures. Assign lowest-density or lowest-intensity land 
use designations to areas with sensitive natural resources. 
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#5 – Ensure that development accounts for physical constraints and the natural 
hazards of the land 

New development should be located to protect life and property from these and similar hazards. 
In high risk areas, development should be prohibited or restricted in type and/or density. 

The concepts for this Guiding Principle were initially presented to the Board of Supervisors in 
the May 21, 2003 staff report as a Project Issue titled “Development Capacity” [See Page B-14 
under Background Information].  These concepts were again presented in the 
September 24, 2003 staff report under the “Basis for Staff Recommendations” for the Land Use 
Map as Objective 7: Assign Densities Based on Characteristics of the Land [See also Pages B-26 
to B-27 under Background Information]. 

General Plan policies that relate to Guiding Principle #5 include: 

LU-6.11 Protection from Wildfires and Unmitigable Hazards. Assign land uses and 
densities in a manner that minimizes development in extreme, very high and high fire threat 
areas or other unmitigable hazardous areas. 

LU-8.1 Density Relationship to Groundwater Sustainability. Require land use densities in 
groundwater dependent areas to be consistent with the long-term sustainability of 
groundwater supplies, except in the Borrego Valley. 

LU-9.2 Density Relationship to Environmental Setting. Assign Village land use 
designations in a manner consistent with community character, and environmental 
constraints. In general, areas that contain more steep slopes or other environmental 
constraints should receive lower density designations. 

S‐1.1 Minimize Exposure to Hazards. Minimize the population exposed to hazards by 
assigning land use designations and density allowances that reflect site specific constraints 
and hazards. 

S‐7.1 Development Location. Locate development in areas where the risk to people or 
resources is minimized. 

S‐8.1 Landslide Risks. Direct development away from areas with high landslide, mudslide, 
or rock fall potential when engineering solutions have been determined by the County to be 
infeasible. 

S‐9.2 Development in Floodplains. Limit development in designated floodplains to decrease 
the potential for property damage and loss of life from flooding and to avoid the need for 
engineered channels, channel improvements, and other flood control facilities. 

S‐9.5 Development in the Floodplain Fringe. Prohibit development in the floodplain fringe 
when located on Semi‐Rural and Rural Lands to maintain the capacity of the floodplain, 
unless specifically allowed in a community plan. 

S‐9.6 Development in Dam Inundation Areas. Prohibit development in dam inundation 
areas that may interfere with the County’s emergency response and evacuation plans. 

S‐10.1 Land Uses within Floodways. Limit new or expanded uses in floodways to 
agricultural, recreational, and other such low‐intensity uses and those that do not result in any 
increase in flood levels during the occurrence of the base flood discharge, do not include 
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habitable structures, and do not substantially harm, and fully offset, the environmental values 
of the floodway area. 

COS‐12.1 Hillside and Ridgeline Development Density. Protect undeveloped ridgelines 
and steep hillsides by maintaining semi‐rural or rural designations on these areas. 

#8 – Preserve agriculture as an integral component of the region’s economy, 
character, and open space network 

The principle directs development to areas so as to protect opportunities for continued 
agricultural production. Development of compact communities, as defined by the Community 
Development Model, will contribute to this objective, along with reducing permitted densities in 
prime agricultural areas to sustain sufficient parcel size for viable agricultural activities and 
prohibiting land uses from major agricultural areas that are incompatible with agricultural uses. 

These concepts were presented in the September 24, 2003 staff report under the “Basis for Staff 
Recommendations” for the Land Use Map as Objective 4: Balance Competing Interests [See also 
Page B-25 under Background Information]. 

The primary General Plan policy that relates to Guiding Principle #8 is identified below. 

LU-7.1 Agricultural Land Development. Protect agricultural lands with lower-density land 
use designations that support continued agricultural operations. 

#9 – Minimize public costs of infrastructure and services and correlate their 
timing with new development 

Locate new development located near existing and planned infrastructure and services to require 
less extensive roads and infrastructure. This could reduce the need to construct and maintain new 
road networks, emergency and law enforcement facilities, libraries, schools, parks, and other 
public services needed to support residential development in remote areas.   

The concepts for this Guiding Principle were initially presented to the Board of Supervisors in 
the May 21, 2003 staff report as a Project Issue titled “Future Growth Areas” [See Page B-14 
under Background Information].  These concepts were again presented in the September 24, 
2003 staff report under the “Basis for Staff Recommendations” for the Land Use Map as 
Objective 3 – Reduce Public Costs. [See Pages B-24 to B-25 under Background Information].   

General Plan policies that relate to Guiding Principle #9 include: 

LU‐10.4 Commercial and Industrial Development. Limit the establishment of commercial 
and industrial uses in Semi‐Rural and Rural areas that are outside of Villages (including 
Rural Villages) to minimize vehicle trips and environmental impacts. 

COS‐16.5 Transit‐Center Development. Encourage compact development patterns along 
major transit routes. 

H‐1.3 Housing near Public Services. Maximize housing in areas served by transportation 
networks, within close proximity to job centers, and where public services and infrastructure 
are available. 

S‐6.4 Fire Protection Services for Development. Require that new development 
demonstrate that fire services can be provided that meets the minimum travel times identified 
in Table S‐1 (Travel Time Standards from Closest Fire Station). 
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Interpretation through the General Plan Update Process 

Additional information is available through the General Plan Update record that describes how 
the General Principles were being interpreted and applied to the Land Use Map on a consistent 
basis.  The concepts expressed in the Guiding Principles have been addressed throughout the 
planning process, including the public meetings and public hearings   

Public Meetings 

The primary concepts for the General Plan Update evolved from public input, in particular the 
over 500 meetings conducted throughout the process.  In addition to meetings with the project’s 
two primary advisory groups — the Steering Committee and Interest Group — numerous 
meetings were conducted with community planning groups, along with other general public 
meetings.  The Land Use Framework adopted on August 3, 2011 evolved from Steering 
Committee and Interest Group meetings that began on 2000 and continued through 2005 when 
the draft land use maps were formulated.  Without this Land Use Framework, which added 
General Plan designations for very low density land uses, many of the mapping principles of the 
General Plan Update could not have been implemented.  

Staff Reports for Public Hearings 

Over 50 public hearings with the Planning Commission and Board of Supervisors were held on 
the General Plan Update.  Staff reports for those hearings discussed the mapping principles that 
ultimately because the General Plan Guiding Principles.  Provided below is some examples of 
mapping principles and the staff reports they were discussed in. 

Mapping Semi-Rural and Rural Lands — This is evident after review of the planning concepts 
discussed in Attachment C of the May 21, 2003 report. [See also Background Information Pages 
B-18 to B-19].   

Semi-Rural Areas: 

• Semi-Rural uses are residential and small farm 

• An appropriate density, such as one dwelling unit per acre, will be assigned 

• Clustering is encouraged to preserve contiguous open space, landforms and 
agriculture, as well as provide flexibility in lot size design 

• Semi-Rural is limited to locations where existing construction has already committed 
a well-defined area to this pattern of development.  Appropriate criteria should guide 
the demarcation of these zones.  The presence of parcelization in and of itself does 
not mean that a Semi-Rural District will be created. 

• Sewer service, where appropriate, may be used to support clustered projects 

Rural Lands: 

• Here the goal is to retain resources, agriculture, a rural appearance, and 
atmosphere, with little development and no new small-lot subdivisions. 

• Maximum density will be one dwelling unit per 80 acres.  

• Permitted development of any type will be resource-based. 

• Existing rural atmosphere to be maintained. 
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• Existing buildable lots, regardless of size, are grandfathered. 

Analysis of Residential Property Referrals — The September 24, 2003 staff report describes 
consideration of the referrals and explains why a number of them were not incorporated into the 
draft map [See Background Information Pages B-28 to B-34].  Some specific examples are 
provided below.  In addition, the analysis pertaining to a specific referral included in the 2003 
staff report is provided as supplemental information for each PSR that was also a referral in 
2003. 

North County: 

 Productive agriculture – Densities were retained within the County’s most productive 
agricultural areas, where residential densities of 1 du/ 10 acres or less are 
recommended.  Those areas include Pauma Valley, Twin Oaks Valley, and locations 
along the Bonsall/Valley Center border near Lilac Road and I-15. 

 Highly constrained land – Within the County Water Authority (CWA) boundary, 
property referrals located in areas categorized as Rural Lands typically contain steep 
slopes, significant environmental constraints, and limited access to infrastructure or 
services. In most of these areas, a compromise solution was recommended or 
densities were retained. In three locations, high expectations for growth conflict with 
the physical characteristics of the land: Elfin Forest in San Dieguito, Hellhole Canyon 
in Valley Center, and properties along the Pala Pauma/Valley Center boundary. These 
areas contain multiple referrals in highly constrained locations.   

 Semi-Rural – Original densities were retained when property referrals were located in 
isolated pockets surrounded by constrained land with lower densities. 

Outside CWA boundary – Most property referrals located outside the CWA boundary are 
located in isolated, remote areas designated as Rural Lands. Because those areas contain 
multiple physical constraints – and lack the infrastructure or services to support population 
growth – staff did not concur with the increased densities requested by the referral. 
Exceptions were made for referrals that were adjacent to existing settlements. In those cases, 
a minor change to the land use pattern could be accommodated while remaining consistent 
with project concepts and objectives. 

Board-Endorsed Land Use Framework 

Some of the more specific mapping principles were introduced in the Land Use Framework.  The 
General Plan Land Use Framework was endorsed and further refined by staff several times 
throughout the planning process.  The initial Framework was endorsed by the Board as early as 
January 2001.  A refined Framework, modified to address Residential land uses, was again 
endorsed in June 2003.  After a further refinement to address Commercial and Industrial land 
uses, the Framework was again adopted by the Board in May 2005.   

The Land Use Framework presented in Attachment E of May 21, 2003 staff report provides 
specific direction for how the Regional Categories would be mapped.  For example, 
circumstances for mapping Rural Lands, both west and east of the County Water Authority 
(CWA) boundary, are discussed below [see also Background Information on Pages B-21]. 
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• East of CWA – [One dwelling unit (du) / 40, 80 or 160 acres].  One du / 40 acres 
should be located near the CWA line and existing communities.  In limited 
circumstances with existing parcelization, 1du/20 acres may be applied. 

• West of CWA –  [1 du / 20 or 40 acres].  In limited circumstances with existing 
parcelization, 1 du/10 acres may be applied. 

Board-Endorsed Land Use Maps 

Prior to the August 3, 2011 adoption of the General Plan, the Board endorsed the land use maps 
and directed staff to provide further refinements throughout the planning process.  On October 1, 
2003, the Board endorsed the Draft Land Use while directing staff to prepare a Referral Map as a 
second alternative.  Then in October 2004 and May 2005, the Board again endorsed both the 
Draft Land Use and Referral Maps.  Further refinements to the land use maps were made as a 
result of the road network planning process; therefore, the maps were again endorsed in August 
2006.   
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Background Information 
 
The following pages contain relevant excepts from past General Plan Update staff reports.
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